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estate. It believes that in the period of the next few years a severe 
housing shortage wili occur and residential rents will skyrocket, with 
a resulting rapid rise in the price of real estate. Commercial and indus- 
trial properties will undergo a similar sequence at a slightly later date. 


| ‘Te Real Estate Analyst is wildly optimistic about the outlook for real 


Had the Real Estate Analyst established a reputation in the past 
for predicting"corners" which later proved elusive, little weight could be 
given to its present optimistic position. By referring to the back files, 
however, it can be seen that in the past it has consistently forecast real 
estate movements with accuracy and precision. Prior to March, 1933 its 
forecasts formed somber reading, exuding real estate deflation on every 
page. It lost many clients during this period through its forecasts of 
greater vacancies, lower rents, lower values, higher foreclosures, and 
fewer sales. 


3 From 1931 on, for a number of years it stood practically alone 
| in its forecast of no building in any volume for a long period of years. 
It does not yet believe that the immediate outlook for the building indus- 

try is quite so bright as many would have us believe. New building will 

not start in any volume until a space shortage raises rents and values of 
buildings now standing to the point where new buildings can be constructed 
| on a competitive basis. This point will be reached on some types of space 
| and in some communities shortly before it can be reached in others. 


We know of no stronger visual proof that real estate is getting 
well than the long chart in this issue showing real estate activity from 
1868 to the present. It is true that this chart is based on Saint Louis 
figures, That it is fairly representative of any large city is shown quite 
conclusively, we believe, by the comparison year by year with real estate 
cycles in other communities where we have accumulated similar material. 
The chart on page 469 shows a comparison of the Saint Louis chart with one 
| for all cities on the West Coast. A comparison from i916 on is possible 





with national cycles as shown on the chart on the back page. This chart is 
based on data accumulated by Real Estate Analysts, Inc., from principal 
cities scattered from coast to coast. 


We are still in the buying period for real estate which started 
in June, 1933. As long as foreclosures remain high and activity low, that 
period will continue. As can be seen from the many charts in this issue, 

; however, the recovery of real estate is already well under way. It will 
- & progress at a slightly accelerated rate during the next few years. The 
buying opportunities of the present period will not be equaled at any time 

in the next decade. 
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ADVERTISED RENTALS ON DWELLING UNITS 
HE Real Estate Analyst computes the for rent will vary considerably from 
| average advertised rents of residen- month to month due to the inclusion some 
tial units of various types each months of a larger number of either high 
month in the twenty-six metropolitan or low priced units. That the trend is 
cities listed below. The figures given definitely up in most cities is indicat- 
are average rents per month per room for ed by the figures below and the charts 
all units of each type, large and small, opposite. The November figures are pre- 
advertised in the classified columns of liminary,based on the advertisements ap- 
the leading newspapers of each city. pearing during the first two weeks of 
The average of all places advertised the month. 
Jan. Feb. Mar. Apr. May June July Aug. Sept. Oct. #Nov. 
Atlanta $5.66 $5.74 $5.56 $6.14 $6.47 $6.62 $6.78 $6.93 $7.09 $7.25 $7.16 
Baltimore 4.86 4.98 5.19 5.51 5.77 5.86 5.88 6.10 6.16 6.15 5.86 
Birmingham 4.43 4.45 4.57 4.85 5.01 4.96 4.90 4.94 5.06 5.22 5.21 
Boston 6.04 6.65 6.70 6.85 6.51 6.69 6.68 7.34 7.91 8.11 7.92 
Chicago 7.99 8.59 9.86 10.54 10.46 9.21 8.94 9.39 9.84 9.45 8.46 
Cincinnati 7.66 7.55 7.55 7.55 7.60 7.85 8.14 8.20 8.22 8.16 8.29 
© Cleveland 6.95 6.64 7.54 7.29 7.95 8.18 8.02 17.88 7.94 8.11 8.09 
©O Columbus 5.51 5.17 4.55 4.55 4.65 4.88 5.07 5.21 5.31 5.45 5.62 
= Denver 4.89 4.78 4.72 4.75 5.08 5.39 5.75 6.07 6.31 6.35 6.20 
~< Detroit 5.75 6.02 6.60 7.67 8.59 9.15 8.40 8.18 8.18 8.75 8.83 
w 
= Houston 6.44 6.55 6.69 6.96 7.02 7.18 7.32 7.39 7.38 7.24 7.00 
© Kansas City - - - 4.51 4.51 4.64 4.79 4.98 5.08 5.10 5.01 
> Los Angeles 8.43 8.52 8.353 8.29 8.12 8.15 8.02 8.48 8.85 8.97 9.00 
= Milwaukee 6.94 7.60 8.21 8.58 8.91 9.08 8.81 8.61 8.52 8.36 8.03 
= Minneapolis 4.89 4.97 5.19 5.359 5.94 6.08 6.06 6.15 6.31 6.36 6.21 
Te 
w - New Orleans 4.87 4.79 4.70 4.65 4.69 4.85 5.39 5.88 6.20 5.98 5.76 
—+ New York 12.20 12.28 12.68 12.75 12.55 11.98 11.59 11.96 12.23 12.57 11.99 
3 Omaha 4.69 4.86 5.13 5.75 6.15 6.45 6.35 6.37 6.50 6.59 6.54 
= Philadelphia 5.38 5.58 5.76 5.58 5.67 5.65 5.63 5.48 5.77 6.01 6.15 
” Pittsburgh 6.29 6.72 7.28 7.67 7.45 6.99 6.62 6.52 6.70 6.89 7.02 
Richmond 5.82 5.50 5.42 5.80 5.86 6.45 6.66 7.03 6.66 6.44 6.21 
Saint Louis 5.69 5.64 5.89 5.97 6.55 6.82 7.24 7.11 7.05 6.91 6.88 
Salt Lake City 4.44 4.39 4.66 4.90 5.18 5.56 5.66 5.76 5.74 5.82 5.88 
San Francisco 7.15 6.50 6.62 6.78 7.07 7.05 7.06 7.07 7.31 7.28 7.11 
Seattle 5.02 4.97 5.55 5.28 5.50 5.05 5.07 5.07 5.31 5.58 5.68 
Tulsa 5.85 5.97 5.77 5.68 5.92 6.21 6.55 6.76 7.17 7.33 7.41 
Atlanta 8.42 9.80 9.90 9.65 9.52 9.58 9.58 9.68:°10.01 10.19 10.29 
Baltimore 10.83 11.27 12.09 12.23 11.79 10.88 10.72 11.04 11.59 11.97 12.11 
Birmingham 8.56 8.62 8.65 8.38 8.12 7.93 7.63 7.61 8.00 8.48 8.735 
Boston 9.55 11.75 11.36 11.16 10.44 10.12 10.40 11.59 12.68 13.17 135.61 
Chicago 11.68 12.32 11.86 11.79 11.49 10.88 10.92 11.04 11.04 11.15 11.28 
y Cincinnati 10.70 10.82 10.67 10.30 9.93 9.57 9.72 10.10 10.78 11.24 11.51 
Cleveland 8.43 9.24 9.84 9.84 9.14 8.26 8.22 8.49 8.88 9.99 10.81 
> Columbus 9.01 9.09 8.89 9.22 8.40 8.06 7.56 7.52 8.06 8.89 9.49 
> Denver 9.70 9.88 10.08 10.14 9.76 9.24 9.40 9.60 10.06 10.65 11.05 
Sno Detroit 9.60 10.08 10.47 10.37 10.36 10.00 9.65 9.45 9.73 10.22 10.86 
rt Houston 8.68 8.38 8.63 8.66 8.13 7.20 7.39 7.54 7.70 7.77 7.92 
= Kansas City - - - 7.05 6.65 6.24 6.18 6.36 6.52 6.67 6.72 
7 Los Angeles 10.23 9.76 10.38 11.18 11.28 10.85 10.435 11.11 11.27 11.23 11.07 
< Milwaukee 9.32 9.70 9.97 9.83 9.91 9.70 9.56 9.63 9.87 10.10 10.10 
< Minneapolis 8.89 9.09 9.17 8.81 8.21 8.31 8.06 8.48 8.78 8.81 8.66 
io) New Orleans 8.23 8.22 8.73 8.21 7.52 7.54 8.01 8.48 8.48 8.55 8.59 
uu New York 17.29 16.87 16.77 17.13 17.18 17.24 17.10 17.85 18.69 18.92 18.46 
- Omaha 10.30 10.29 10.33 10.18 10.45 10.17 9.87 10.13 10.32 10.40 10.54 
Ww Philadelphia 13.66 14.57 14.61 14.22 13.79 13.55 13.24 13.40 13.63 13.37 135.21 
I Pittsburgh 8.81 9.43 9.88 10.21 9.91 9.24 8.91 9.02 9.35 9.56 9.71 
Richmond - 9.56 9.57 9.99 10.23 9.89 9.62 9.66 10.05 10.07 9.95 
Saint Louis 8.62 8.66 8.76 9.07 9.19 9.19 9.22 9.41 9.76 9.81 9.86 
Salt Lake City 9.22 9.08 9.20 8.99 9.08 8.92 9.01 9.06 9.22 9.38 9.61 
San Francisco 11.36 10.92 10.67 10.78 10.67 10.52 10.50 10.82 10.90 11.55 11.59 
Seattle 10.10 10.24 10.21 10.05 9.69 9.51 9.65 10.06 10.21 10.53 10.49 
*Preliminary 
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REAL ESTATE ACTIVITY IN NEW YORK CITY 


EAL Estate Analysts, Inc., has started intensive studies of the New 
Reem metropolitan area. We hope within the relatively near future to 

be able to present the cycles of real estate in New York from 1868 to 
the present in a chart somewhat similar to the long spread shown in this 
issue. It will be a number of months, however,before the millions of com- 
pilations and computations can be completed. In the interim current in- 
formation will be given from such sources as now exist. These measurements 
will be refined as the work progresses, necessarily changing slightly the 
preliminary chart for the last few years shown above. This chart, which 
has been corrected for seasonal fluctuation and for the decrease in the 
number of families, shows the fluctuations in the number of voluntary 
transfers of real estate in contrast with the fluctuations in the number 
of transfers under foreclosure from 1951 to the present. The small per- 
centage scale in the lower right hand corner can be used in determining 
the percentage of increase or decrease in the figures each month, 


New York is one of the few cities in the United States where 
foreclosures have not declined during the past year, although the peak in 
most communities was passed in 1932 or 1933. The long and expensive fore- 
closure procedure in New York is probably partially responsible. 
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BUYING REAL ESTATE FOR A PHENOMENAL PROFIT 


N the last sixty years there have been but four relatively short peri- 
| ods in which average improved real estate in typical communities could 

be purchased for phenomenal profit. Each of these periods was the re- 
sult of practically the same causes occurring in practically the same se- 
quence. We are still in the fourth of these periods. 





The chart above shows these periods with the sequence of events 
which preceded the buying and selling periods in each case. The narrow 
ribbon at the bottom of the chart shows the unusual buying periods by the 
black areas. 


Notice how the same factors reappear in each period in the same 


order. Low real estate activity and high foreclosures have always accom- 
panied buying periods in the past. Common sense alone would tell us that 
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FORECLOSURES PER 100,000 FAMILIES 
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the less activity in buying and selling real estate and the more foreclo- 
sures,the greater the congestion of distress properties on a disinterested 
market and the greater the bargains obtainable by a person in a position 
to buy. 


The time to sell real estate is when real estate activity is 
high and foreclosures are low, meaning that there is a great demand for 
desirable properties with no distress bargains available, naturally re- 
sulting in high prices for those pieces offered for sale. 


We see no reason why the present period should prove an excep- 
tion in the reactions which have always resulted in the past from identi- 
cal causes. It will be noticed that we have filled in the sequence of 
events in the chart above to the year 1940. While there might be some 
question as to the exact timing of these events, we can see no possibility 
at present of their occurring in any order other than the one given. 
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RESIDENTIAL BUILDING IN THE UNITED STATES Lwvniteo states 


HE nine small charts below show the monthly volume of residen- 





the first nine months of 1945. The tall chart at the right is 





the present volume of building in the United States with the volume 
for a number of past years. In each chart the volume of new building _o 


is expressed as the number of new family accommodations provided per + 





month for each ten thousand families. The present average rate in 
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NUMBER OF NEW FAMILY ACCOMMODATIONS PER 10000 FAMILES 
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ceding six months of 1935. 


are included in this district. 


FLUCTUATIONS IN THE PRICES OF REAL ESTATE BONDS 


September Real Estate Analyst. 
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tial building in the various regions of the United States for ,; [eas 


drawn to exactly the same scale as the smaller charts and compares 60 
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the United States is indicated for comparative purposes on each re- 
gional chart by the light line. ; | 1927 
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NUMBER OF NEW FAMILY ACCOMMODATIONS PER MONTH PER 10,000 FAMILIES 


It is quite significant that, in spite of the tremendous amount of government pres- 
sure on the building industry and in spite of the thousands of family accommodations being 
built in government housing projects, which are included in these figures, the volume of new 
building dropped during September to less than five family accommodations per month per ten 
thousand families in contrast with a rate of sixty-eight in 1925. This is also below the pre- 


The unusually large volume of building in the South Atlantic district in contrast 
with the average of the United States is due to the fact that Washington, D. C., and Florida 


HE chart below shows the average fluctuations month by month in the bid prices of a se- 
lected list of office and hotel building real estate bonds described on page 7 of the 


ws ] T I l Neither office build- 
* ee | AVERAGE FLUCTUATIONS IN PRICE __ ee ee ee 
3 4 eee OF REAL ESTATE BONDS present time. During the 
**, COPYRIGHT 1935 : 
ion’ a int Bie next year there should be 
80 eo | a more pronounced upward 
F ‘\ . trend. 
ar s 
2 “a \ BID PRICE 
8 0 — OFFICE BUILDING BONDS Lower vacancy in of- 
= “" ae we fice buildings will be 
g 50-- OF 19 PROMINENT ‘ “ f actin Y ocr 1938 342 the first cause of in- 
Ria ee ee Va Cae ey Nov 1934532] creased income. Higher 
2 | PF thas space rates will come 
30 NOV 1935 21.6 later. Hotel occupancy is 
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Wrr — ~ | still be some time before 
mS aye WY receipts can increase to 
A-644 a@ point where earnings 
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REAL ESTATE TRANSFERS IN PRINCIPAL CITIES 1933-1934 -1935 


COPYRIGHT 1935,REAL ESTATE ANALYSTS, INC. 
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woot 0 HE percentage of change in the number of voluntary transfers of 
pet Oe [res estate in any of the cities charted above can be approxi- 
‘ PX Be mated by using the scale to the left. Measure all increases from 
7 j * _ol-so} the bottom "0" on the left side of the scale, and all decreases from 

the top "0" on the right side. This chart shows the last three years! ex- 
perience in cities more or less typical of their areas, 


While a great deal of variation is apparent in various cities, 
the average of all principal cities, as shown by the black areas on the 
chart on the back page, indicates that a great deal of progress has been 
made since the spring of 19535. Miami, Washington, D. C., and Detroit have 
shown the greatest percentages of increase, We believe that these cities 
\ show how rapidly activity can increase when industrial conditions permit 
demand to expand after the severe contraction in space requirements which 
has resulted from the depression. 


eS se AD EE 


The small chart below shows the variation in the number of fore- 
closures in 961 urban and rural communities in the United States from 
January, 1932 to September, 1955. The percentage of increase or decrea:e 
| FORECLOSURES | IN. N 961. COMMUNITIES | a ee Sages = See Re Se Oe 
| wean es orRONT Ee | can be read by the use of the small 
| | insert scale. The dash line shows 
| | | | woe a preliminary figure for October. 
| | | | ml The final figure for September was 
| | ithe higher than the preliminary one 

| shown last month. 








: The drop in foreclosures in 
a € : | | a most communities is quite interest- 
3 | | ing in contrast with the new peak 

oe set this month in Manhattan. 
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of building materials during the past few years. The dotted line on 

this chart indicates the gold price of these materials in contrast 
with the price in devalued dollars. It is quite apparent from this chart 2 
that the increase in building material costs has been due almost entirely 
to the fact that they are measured in smaller dollars. Measured in the old 
sized dollars, building materials have not yet shown any noticeable in- 
crease. As demand for building materials increases, it seems logical to 
believe that these prices will advance materially. 


Te chart above shows the monthly fluctuations in the wholesale prices 





We are at present compiling an index for a long period of years 
of the prices of principal building materials delivered on the job. After 
this is completed and added to certain labor costs, it will be possible to 
figure the cost of the typical buildings reported in the Real Estate 
Analyst for years prior to 1915. We are particularly anxious’ to do this 
as we want to measure relationships between actual construction costs and 
rents and values through a number of real estate booms and depressions. We 
know that a rise in construction cost in the past in advance of an in- 
crease in rents has always resulted in a restriction of building,which has 
in turn produced a housing shortage. The housing shortage has always in- 
creased rents and values until they approximately equaled construction 
costs. This increase has always brought about a building boom. 





We have approximate measures of the fluctuations in building 
costs for the period prior to 1915, but we are now seeking a more precise 
measure than any series of existing data now presents. When our new fig- 
ures are completed, it will be possible to measure these fluctuations with 
a greater degree of accuracy, making possible a more intensive study of 
cost and value in the past. A study of the sequence of cause and effect in é 
past cycles often gives us clues useful in forecasting the future. | 
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Re Estate Analysts, Inc., has always made an intensive study of 





1933 1934 1935 1936 1933 1934 1935 1936 


Greater Saint Louis on the assumption that an exhaustive,precise study 

over a long period of years of all factors affecting real estate in a 
single representative community is often of greater value in determining 
the sequence of events in collapse and recovery than is a more general 
study of the entire country. In addition to the charts on this page, other 
Saint Louis figures are shown on pages 466, 467, 469, 470, 474, and 477. 


Total residential vacancy in Saint Louis had dropped to 3.9% by 
the fifth of November in contrast with 4.1% on October eighth. This is a 
vacancy of 8580 dwelling units in contrast with 28,207 vacant in November, 
1932. During the past month 450 vacancies were absorbed. As can be seen 
from the charts below,the principal absorption was in two-family dwellings 
and heated apartments. Vacancy in single family residences and in three or 
more family residences, exclusive of apartments, increased slightly during 
the month. 


The number of vacant residential units in the month of November 
during the past four years is shown on the following table: 








Number of Percentage 
Date Vacancies of Vacancy 
November, 1932 28,207 12.8 
November, 1953 20,450 9.1 
November, 19354 12,100 5.4 
November, 1935 8,580 3.9 
ONTHLY FLUCTUATIONS IN RESIDENTIAL VACANCY IN ST. LOUIS 


ALL TYPES 


! 


SINGLE FAMILY | | TWO FAMILY | 3OR MORE FAMILY RTMENTS 


THIS MONTH 1.6% 

LAST " 1.5 

YEAR AGO 1.8 
Wt it 1 


PERCENTAGE OF VACANCY 





‘33 +1934 1935 1936 33 








479 










S —— 


Se6i LE6! 9€6) seé6i vEe6i €e6l 2e6l 1€61 océi 6261 826! L261 9261 $26! v 26! €26! 226! 1261 026! 6161 816i Li6! 916! 
















































































































































































































































































vig-v 
P an a 
rs 06- 
a} 
r® *SBILID OOL NVHL 3YOW ise 
3 NO S3YNDId LNIYYND 
m |_ — SNOILVGOWNO29¥ ATINWS M3N 
L- im 
ONIDNVNIS 3DVOLYON M3N, a 4 
v3 wd i a z 
a 3 09-5! 
my mm" . R 
3 “, n - 
s- 2 
« 2 
a “IWNYON MO13G HO 3AOBY SIOWLN3DY3d 
ov— 9 SV NMOHS 34V LYVHD 3HL NO VLVO Tv Ov $ 
x "$317 IWv4 40 Y3GWAN 3HL < 
: 8 OL 3LVLS3 TW3Y JO SUB4SNVHL AYVLNTTIOA > 
oe— ‘ FAS 4O dIHSNOILV13¥ 3H1L NO G3SVE 34v ABHL oe- 
: S "SNOISS3Ud30 ONY SNOOG 31V1S3 IW3u : 
9 AVW2IHdveD MOHS SV3YV WIV7G GIT0S 3HL rc n 
o2- LS 0 oz- 
3 Se I a 
ONIDNYNIS 39V9LYON wie oe” > 
oi — | | | | e) I- 
: 
0 i “"1WNYON 
O1+ | I 
Ove - veel idas : oa 
ose- se6i NV Me 
oz+ yse- S€6i 1d3s . 2+ 
SNOILVOOWWOD2¥ ATINWS M3N 6 
{i 
oc+ 9'v9 - ve6I 190 a | 5 2 oe+ 2 
'eS- S€6I 13S 5 | a 
L9S - S€6i 190 Y m 
ov+ ONIDNVWNIS 39V9LYOW M3N —}——+—___+- — PT — . Ov+ 5 
4 I 
oO 
ZOv- ve6i 190 r', \ m 
os + ySE- SE6I id3S _ Lf - ome 0s+3 
eze- se6i 190 Tt L g 
A m 
s37vs 
we siNO1 LNIVS i } 09+ § 
"ONI'SLSAIVWNY 31V1LS3 Iv3u ; serwew tan 5 
oL+ von See oe t SQYOD3Y 3YIHM S3ILID M3d V A+ 
WOUS GILVNILS3 126) OL YOIid 
SSILID WdlONIdd NI a \ _|—— SNOILVGOWWOD2¥ ATINYS M3N 
a AILS VLS ct; ss a iad 
ALIAILDV ALVLSS TV ~~ 
ONILYVHD AYWNININ38d f 

























































































